
fhCWi nL/~,~(/'
County of Los Angeles

CHIEF ADMINISTRATIVE OFFICE
713 KENNETH HAHN HALL OF ADMINISTRATION. LOS ANGELES, CALIFORNIA 90012

(213) 974-1101
http://cao.lacounty.gov

DAVID E. JANSSEN
Chief Administrative Offcer

Board of Supeivisors
GLORIA MOLINA
First Distrct

May 1 , 2007 YVONNE B. BURKE
Second District

ZEV Y AROSLA VSKY
Third District

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012

DON KNABE
Fourth District

MICHAEL D. ANTONOVICH
Fifth District

Dear Supervisors:

PUBLIC HEARING ON AFFORDABLE HOUSING POLICY OPTIONS
TO IMPLEMENT THE MELLO ACT IN MARINA DEL REY

(FOURTH DISTRICT) (3-VOTES)

IT IS RECOMMENDED THAT YOUR BOARD, AFTER THE PUBLIC HEARING:

1. Consider the proposed range of affordable housing policy options that are
consistent with the Mello Act (California Government Code Sections 65590 and
65590.1) for possible inclusion in the draft Marina del Rey Affordable Housing
Policy, which the Marina del Rey Affordable Housing Task Force has
recommended for approval;

2. Approve in concept the recommended affordable housing policy parameters in
order to establish the parameters of the "project" for the purposes of completing
the review required by the California Environmental Quality Act (CEQA); and

3. Instruct the Chief Administrative Officer (CAO) to finalize the draft Marina del Rey
Affordable Housing Policy, and prepare the appropriate environmental
documentation with comments and proposed revisions from interested parties and
the public for the Board's consideration within 90 days.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

On August 1, 2006, your Board considered the draft affordable housing policy
prepared by the Marina Affordable Housing Task Force. At that time, your Board
instructed the Task Force to conduct a community forum in Marina del Rey to collect
public input on the draft policy and directed County Counsel to work with the Task
Force to devise an affordable housing policy options document to be considered prior
to your Board voting on the final policy parameters.

"To Enrich Lives Through Effective And Caring Service"
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Subsequently, your Board approved a methodology to allow for the use of County
rent credits to finance the construction of both replacement and inclusionary housing
units required pursuant to the Mello Act. As a result, the policy has been revised to
reflect this change (Attachment 1). In addition, we have prepared the attached Mello
Act Policy Options Table (Attachment 2) which identifies the range of affordable
housing policy options for the Board to consider in evaluating and/or refining the draft
Marina del Rey Affordable Housing Policy. The table also identifies where the draft
Policy provisions fit within the range of affordable housing policy options, and
evaluates the consistency of the draft policy with Mello Act requirements.

The range of policy options also reflects the public input received by the Task Force
on the draft Policy, including public comments received at a community forum
convened by the Task Force at Burton Chace Park in Marina del Rey on the evening
of September 7, 2006.

IMPLEMENTATION OF COUNTYWIDE STRATEGIC PLAN GOALS

The draft Policy and the consideration of other affordable housing policy options

promotes the County's strategic planning goals of "service excellence" by developing
clear and reasonable requirements, incentives, and standards to guide developers in
meeting the requirements of the Mello Act.

FISCAL IMPACT/FINANCING

The Department of Beaches and Harbors is currently negotiating lease extensions for
Parcel 10 (Neptune Marina), Parcel 64 (Vila Venetia) and Parcel 33/NR (Marina

Beach). The approval of policy parameters by your Board wil have an impact on
County revenues from such leases. For instance, by applying the provisions of the
recommended Policy to each of the projects mentioned above, a total of 48
inclusionary housing units reserved for very low-income familes and 39 replacement
housing units designated for moderate income familes would be required to be built
onsite as part of the proposed developments. The total present value rent loss to the
County under this scenario (assuming a 30 year affordable housing covenant) is
estimated to be $29.8 millon compared to an all market rate transaction with no
affordable housing units on site.

The consideration of other affordable housing policy options by your Board may also
result in the selection of additional or alternative policy provisions that may further
impact County rents. The chart below ilustrates the potential financial impact of the
various policy options which may include replacement of existing units on a like-for-
like basis, may extend the affordable housing covenant beyond 30 years through the
term of each lease, and/or use alternative methods in calculating the inclusionary
housing obligation for each development project mentioned above.

G:\Affordable Housing\Board Letter - Mello Act Policy Board Letter 0501 0722.doc
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Present Value Rent Loss Compared to an All Market Rate Transaction

30 Year Term of Lease
Options Description Affordability Afford ab i1ty 

Covenant Covenant
. 360 existing units to be demolished.

Proposed . 1,356 total new units to be constructed.
Policy . 1 ,210 market rate un its. $29.8 millon N/A

. 59 density bonus units.

. 39 replacement units at moderate income.

. 48 inclusionary units at very low income
calculated on 5 percent of the Net New
Units (Le. 1,356 new units less (59 density
bonus units and 360 demolished units) x .05
= 48 inclusionarv units).

. 360 units to be demolished.

. 1,356 new units to be constructed.
A . 1,210 market rate units. N/A $31.5 millon

. 59 density bonus units.

. 39 replacement units at moderate income.

. 48 inclusionary units at very low income
calculated on 5 percent of the Net New
Units (Le. 1,356 new units less (59 density
bonus units and 360 demolished units) x .05
= 48 inclusionary units).

. 360 existing units to be demolished.

. 1,356 new units to be constructed.
B . 1,210 market rate units. $48.2 millon $50.8 millon

. 59 density bonus units.

. 39 replacement units at moderate income.

. 96 inclusionary units at very low income
calculated on 10 percent of the Net New
Units (Le. 1,356 new units less (59 density
bonus units and 360 demolished units) x .10
= 96 inclusionarv units).

. 360 existing units to be demolished.

. 1,356 new units to be constructed.
C . 1,210 market rate units. $39.0 million $41.1 millon

. 59 density bonus units.

. 20 replacement units at moderate income
and 19 replacement units at low income
based on CDC tenant income survey.

. 63 inclusionary units at low income
calculated on 5 percent of the Adjusted
Total Units (Le. 1,356 new units less 59
density bonus units and 39 replacement
units) x .05 = 63 ínclusionary units).
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. 360 existing units to be demolished.

. 1,356 new units to be constructed.
D . 1,210 market rate units. $67.0 millon $70.6 milion

. 59 density bonus units.

. 20 replacement units at moderate income
and 19 replacement units at low income
based on CDC tenant income survey.

. 126 inclusionary units at low income
calculated on 5 percent of the Adjusted
Total Units built (i.e. 1,356 new units less
(less 59 density bonus units and 39
replacement units) x .10 = 126 inclusionary
units).

. 360 existing units to be demolished.

. 1,356 new units to be constructed.
E . 1,210 market rate units. $51.1 million $54.0 millon

. 59 density bonus units.

. 20 replacement units at moderate income
and 19 replacement units at low income
based on CDC income survey.

. 130 inclusionary units at low income
calculated on 10 percent of the total Units
built less density bonus units (i.e. 1,356 new
units less (59 density bonus units) x .10 =
130 inclusionarv units).

The loss in revenue to the County has two components. The first component is the
reduced ground rent due to the lower rents collected from tenants in affordable units.
Since this is not dependent on negotiation it can be projected with some confidence
given assumptions about inflation. The second component is the possible rent credit
offered to the lessees to compensate for the loss in value associated with providing
the affordable units on site. The calculation of this credit depends on a host of
different financial, assumptions and is the subject of extensive negotiations. The
numbers shown here reflect the best judgment of the County's economic consultants
as to the specific impact of the affordable housing. They do not consider other
elements which the lessees represent warrant additional credit. Therefore, it is
important to note that these figures may fluctuate depending on the County rent
concessions ultimately negotiated with the various developers on a case-by-case
basis.

The draft policy also includes fees that are intended to recover the full cost for
services provided in reviewing, evaluating and monitoring income eligibility and
housing cost limits.
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FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The Mello Act (California Government Code Sections 65590 and 65590.1) requires
that each local government which jurisdiction is situated, in whole or in part, within
the Coastal Zone has the responsibility to both provide for replacement housing units
when existing affordable housing is converted or demolished, and support the
creation of affordable housing units through new construction in a manner consistent
with the Act. Compliance is required for that portion of a jurisdiction that is located
within the Coastal Zone. Marina del Rey is located within the Coastal Zone and,
therefore, is subject to Mello Act requirements for affordable housing.

The Mello Act is intended to provide local jurisdictions with discretion in imposing
affordable housing requirements in the Coastal Zone because each situation
presents some unique facts and public policy considerations. The Mello Act must be
implemented in conjunction with various other State mandates, such as the California
Coastal Act, the California Environmental Quality Act (CEQA), State Density Bonus
Law, and Statewide Housing Element Law. As a local government entity, the County
must reconcile these often conflicting state mandates when approving housing
developments within the Coastal Zone on a project-by-project basis. The situation in
the Marina is complicated by the fact that the County is also the landowner and acts
in a proprietary manner regarding leaseholds.

The Mello Act clearly states that ordinances or programs are not required to
implement the statute's provisions. However, an affordable housing policy creates
certainty for the development community as to what requirements wil apply to future
development projects. The Mello Act acknowledges the need for certainty and
predictabilty by defining feasibilty in terms of whether a project can be completed in
a "successful" manner within a "reasonable" period of time. The Task Force
acknowledges that without a clear policy, housing production in Marina del Rey could
potentially be impacted.

ENVIRONMENTAL DOCUMENTATION

Adoption of the revised affordable housing policy is a project for purposes of CEQA,
because implementation of the policy may have an effect on the physical
environment. Based upon your Boards direction regarding inclusion of any policy
options, the Task Force wil then prepare the appropriate environmental
documentation for consideration by your Board prior to your Board's consideration
and adoption of any revised affordable housing policy.

G:\Affordable Housing\Board Letter - Mello Act Policy Board Letter 0501 0722.doc
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IMPACT ON CURRENT SERVICES, (OR PROJECTS)

The consideration of affordable housing policy options wil not directly impact County
services. However, the approval of policy parameters for inclusion in a final policy
has an effect on County leases that are under negotiation for project sites within
Marina del Rey.

DAVID E. JANSS
Chief Adm in istrativ

DEJ:JSE
SHK:zu

Attachments (2)

c: Executive Officer, Board of Supervisors

Beaches and Harbors
Community Development Commission
County Counsel
Regional Planning
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Attachment 1

COUNTY OF LOS ANGELES - MARINA DEL REY

AFFORDABLE HOUSING POLICY

MAY 1, 2007

The purpose of the County of Los Angeles - Marina del Rey Affordable Housing Policy

described herein is to preserve existing affordable housing supplies (replacement units),

and support the creation of new affordable housing units (inclusionary units) in
compliance with the Mello Act, while balancing the County's abilty to generate revenues

from Marina ground leases for Countywide public benefit programs.

EXECUTIVE SUMMARY

The number of new affordable housing units to be constructed as part of any new
development within County-owned Marina del Rey shall be 1) reasonably disbursed
throughout the project; 2) comparable in size and design to the market-rate units being

developed in the rental component of the new or converted project; and 3) include a
covenant guaranteeing that the relevant affordable income and rent requirements for
each replacement and inclusionary affordable housing unit will be observed for at least

30 years.

The number of replacement units to be constructed shall be determined on a case-by-
case basis via an income survey to be completed by the Community Development

Commission. The replacement units identified as part of the income survey may be set
aside for moderate, low, or very low income families.

The inclusionary housing obligation shall be calculated on the net new incremental units

to be constructed as part of the project with a goal of either 5% of such newly
constructed units being set aside for very low income families, or 10% of the newly
constructed units being set aside for low income familes based upon an analysis of
each project's feasibility.

Determining feasibilty of on-site affordable housing for a project must be undertaken on
a case-by-case basis. If on-site affordable housing initially appears infeasible, the
potential use of density bonuses and other incentives and potential economic aid, such
as tax credits and/or below market bond financing or grants should be considered as a
means of making on-site affordable housing feasible. County rent adjustments to
comply with the affordable housing requirement may be available and are subject to
negotiation on a case-by-case basis.

If it is determined by the Regional Planning Commission after careful consideration of a
joint recommendation by the Department of Regional Planning, the Community
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Development Commission and the Department of Beaches and Harbors that providing
the inclusionary units on-site causes the project to be infeasible by virtue of the applicant
being unable to successfully complete the project within a reasonable period of time,
taking into account economic, environmental, social and technical factors, then
construction of such affordable units may be permitted off-site in the following priority
order:

1. In the Coastal Zone within unincorporated territory of Los Angeles

County;

2. Within three miles of the Coastal Zone in the unincorporated territory of

Los Angeles County;

3. In the Coastal Zone within incorporated territory of Los Angeles County;

or

4. Within three miles of the Coastal Zone in incorporated territory of Los

Angeles County.

Replacement units must be provided on-site or within the Coastal Zone where feasible,
and if infeasible on-site or within the Coastal Zone, then within three miles of the Coastal
Zone with priority given to the unincorporated areas.

The obligation to construct or rehabilitate affordable replacement and/or inclusionary

housing units off-site wil be the sole responsibilty of the applicant. The off-site
affordable housing units must be completed and available for occupancy prior to the
issuance of the Certificate of Occupancy for the new market rate development, but in no

event later than three years from the issuance of a building permit for the new
development project.

No in-lieu fee program will be available to comply with either the replacement or
inclusionary housing obligations.

MELLO ACT REQUIREMENTS

The Mello Act applies to the demolition, conversion and construction of housing within
the California Coastal Zone, and is intended to preserve affordable housing for low and

moderate income persons and families. The basic requirements imposed by the Mello

Act are:

2
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Replacement
Housing:

Converted or demolished residential units that are occupied by

very low, low or moderate income persons or families must be

replaced.

Inclusionary

Housing:

New residential projects must provide inclusionary housing units

affordable to very-low, low or moderate income persons or
familes, where feasible.

Conversion to Non-

Residential Uses:
The County can only approve the demolition or conversion of
residential structures for the subsequent development of
commercial uses that are not coastal dependent, if it first finds
that a residential use is no longer feasible at that location.

The following sections of this policy identify the County's methodology for fulfilling the
replacement and inclusionary housing obligations imposed by the Mello Act.

REPLACEMENT HOUSING

Obligations

The Mello Act requires any residential unit occupied by a low or moderate income
person or family to be replaced. Therefore, applicants for discretionary and non-

discretionary permits involving the demolition, conversion or construction of housing
within Marina del Rey will be required to assist the Los Angeles County Community
Development Commission (CDC) and/or its affordable housing consultant to complete
the following activities:

1. Send a notice to all current occupants that includes:

a. A description of the proposed demolition or conversion plan;

b. An explanation of the Mello Act provisions and compliance review

process;

3
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c. Contact information for a County staff member who can provide additional

information to the residents; and

d. An income survey to be completed by each family and individual
occupant to determine the applicant's replacement housing obligation for

Mello Act Compliance (see Exhibit i: Financial Information Form and
Income Survey). (Note: Income information obtained from individual
occupants specifically named on the lease, and their family
members/domestic partner will be used exclusively to determine
replacement housing eligibility. Financial information obtained from
resident(s) subleasing directly from the legal occupant, but not named on

the original lease/rental agreement (Le. non-family roommates), wil not
be considered in determining the applicant's replacement housing

obligation for purposes of Mello Act compliance).

2. Identify the characteristics of each unit in the project as follows:

a. Units occupied by resident management employees wil not be

considered in determining the applicant's replacement housing obligation

for purposes of Mello Act compliance (with a limit of one management
unit per seventy-five residential units).

b. Students that are claimed as a dependent on their parent's federal

income tax return or whose parent(s) are guarantors on the rental/lease
agreement must include parental household income information on the
tenant income survey to determine affordable housing eligibility of their
unit for the purposes of Mello Act compliance.

c. Any vacant unit identified at the commencement of term sheet

negotiations with the Department of Beaches and Harbors (DB H) is
deemed to be a market rate unit.

d. For units that were occupied by tenants that have been evicted within one

year prior to the commencement of term sheet negotiations with DBH, the

applicant must demonstrate that the tenant was evicted for cause rather

than to avoid the Mello Act replacement housing obligations. .I it is

4
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determined that the tenant was evicted to avoid the obligations, the unit

shall be deemed occupied by a low or moderate income person or family.

e. Affordable housing eligibility for units with tenants that return an income
survey but decline to state any financial information and for tenants that

do not respond to the income survey will be determined using tenant
income information no more than two years old contained in the
applicant's files; or in the absence of such income information, using the

average of the previous year's monthly rent compared to the average
affordable monthly rental rates for the same year as noted below:

i. If the average monthly rent for the unit is less than or equal to the

average monthly affordable rent for a very-low income household,
the unit will be considered to be occupied by a very-low income
person or family.

ii. If the average monthly rent for the unit is less than or equal to the

average monthly affordable rent for a low income household, the
unit will be considered to be occupied by a low income person or
family.

iii. If the average monthly rent for the unit is less than or equal to the

average monthly affordable rent for a moderate income

household, the unit wil be considered to be occupied by a
moderate income person or family.

iv. If the average monthly rent for the unit is greater than the average

monthly affordable rent for a moderate income household, the unit
wil be deemed to be a market-rate unit.

f. Unmarried and unrelated tenants who wish to be treated as separate

individuals rather than as a household must declare under penalty of
perjury the following:

i. They are not registered domestic partners;

ii. Neither party claims employment benefits received by the other

part (i.e. health insurance, etc.);

5
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iii. They do not share a bank account; and

iv. They do not own real property together.

3. The CDC shall submit to the Regional Planning Commission the following
information for each project involving the demolition, conversion or construction
of housing within Marina del Rey:

a. Confirmation of household income level of the persons or familes in

accordance with California Health and Safety Code standards.

b. Identification of the number of bedrooms in the unit eligible for

replacement pursuant to the Mello Act. When an occupant is determined
to be of low or moderate income, but other occupants within the same
unit are above-moderate income, the replacement obligation is limited to

one bedroom.

Methods of Compliance

4. The applicant is required to replace each unit that is determined to be occupied
by low or moderate income persons or families on a one-for-one basis (per
number of bedrooms). The replacement units must adhere to the following
requirements:

a. The replacement unit must be of comparable size and design to the

market-rate units being developed in the rental component of the new or

converted project.

b. The applicant shall record a covenant guaranteeing that the relevant
affordable income and rent requirements for each replacement unit will be

observed for at least 30 years from the issuance of the Certificate of
Occupancy.

c. The replacement housing obligation may be satisfied, in whole or in part,
by an affordable housing set aside required as a condition of receiving a

density bonus, and shall not be imposed in addition to any such set aside,

except to the extent the density bonus set aside does not fully satisfy

6



Marina del Rey Affordable Housing Policy

June 22, 2006

Page 7

replacement and/or inclusionary housing obligations required under the

Mello Act.

5. Replacement units may be set aside as very low, low or moderate income rental
units based on comparison of the monthly rent at the commencement of term
sheet negotiations for the unit to be demolished or converted to the affordable
housing rental rates published annually by the COCo

6. Applicants must provide the identified replacement housing units on-site or

elsewhere within the Coastal Zone unless the applicant can demonstrate that
such placement is not feasible.

a. The project feasibility analysis must include:

i. An evaluation of the impacts created by incentives available to the

applicant such as density bonuses; development standards relief;
and available state and local assistance programs. (Note: County
rent concessions will' not be made available to the applicant to
comply with the applicant's replacement housing obligation
pursuant to the Mello Act).

ii. An estimate of the developer's return that would be generated by

the project. This return will be compared to a feasibility factor
equal to the average capitalization rate for apartment sales in Los
Angeles County, as published in the California Real Estate
Journal, plus an amount not to exceed 200 basis points.

iii. An evaluation of whether or not the project can be successfully

completed within a reasonable period of time, taking into account
economic, environmental, social and technical factors.

b. If on-site or Coastal Zone replacement is determined to be infeasible, the

units shall be provided at an off-site location in the following priority order:

i. Within three miles of the Coastal Zone in the unincorporated

territory of Los Angeles County; or

ii. Within three miles of the Coastal Zone in the incorporated territory

of Los Angeles County.

7
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c. Off-site units can be new construction or the substantial rehabiltation of

existing units. The obligation to construct or rehabilitate affordable

replacement housing units off-site wil be the sole responsibility of the
applicant.

d. No in-lieu fee program wil be available to comply with the replacement

housing obligations.

INCLUSIONARY HOUSING

The Mello Act requires new residential development to provide affordable housing units
where feasible (inclusionary units). The County will require applicants to meet the
following standards:

7. The inclusionary housing obligation will be imposed separately from any
replacement housing obligations being applied to the project.

8. The inclusionary units must be reasonably dispersed throughout the rental unit
component of the project, and the unit sizes and design must be comparable to
market rate rental units included in the project.

9. The on-site inclusionary housing obligation wil be calculated based upon the net

incremental new units (fractional units under 0.5 are to be rounded down) to be
constructed or converted in the following manner:

a. The applicant must set aside a percentage of the new units as affordable

units, subject to an analysis of the project's feasibility on a case-by-case

basis. The County's goal is to have each applicant set aside either 5% of

the units for very-low income households, or 10% of the units for low
income households.

b. If the applicant requests and is eligible for a density bonus, the

inclusionary unit requirement wil be calculated off the pre-bonus number

of units.

c. The inclusionary housing obligation may be satisfied, in whole or in part,
by an affordable housing set aside required as a condition of receiving a

density bonus, and shall not be imposed in addition to any such set aside,

8
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except to the extent the density bonus set aside does not fully satisfy the

replacement and/or inclusionary housing obligations required under the
Mello Act.

10. The applicant must provide a project feasibilty analysis in support of its proposed
inclusionary housing obligation.

a. The project feasibility analysis must include:

i. An evaluation of the impacts created by incentives available to the

applicant such as density bonuses; development standards relief;
and available state and local assistance programs. (Note: County
rent adjustments to comply with the inclusionary housing

requirement are subject to negotiation on a case-by-case basis).

ii. An estimate of the developer's return that would be generated by

the project. This return wil be compared to a feasibility factor
equal to the capitalization rate for apartment sales in Los Angeles
County, as published in the California Real Estate Journal, plus an
amount not to exceed 200 basis points.

iii. An evaluation of whether or not the project can be successfully

completed within a reasonable period of time, taking into account
economic, environmental, social and technical factors.

b. If on-site development of the inclusionary housing units is determined to

be infeasible based upon the project feasibility analysis, the units must be

provided at an off-site location in the following priority order:

i. In the Coastal Zone within the unincorporated territory of Los

Angeles County;

ii. Within three miles of the Coastal Zone in the unincorporated

territory of Los Angeles County;

iii. In the Coastal Zone within the incorporated territory of Los

Angeles County; or

iv. Within three miles of the Coastal Zone in the incorporated territory

of Los Angeles County.

9
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c. The off-site inclusionary units can be new construction or substantial
rehabiltation. The obligation to construct or rehabilitate affordable

housing inclusionary units off-site will be the sole responsibilty of the
applicant.

d. No in-lieu fee program wil be available to comply with the inclusionary
housing obligations.

11. The affordable income and rent requirements will be determined as follows:

a. The income standards for very-low and low income households will be
based on California Health and Safety Code standards.

b. The affordable housing costs will be published by CDC on an annual

basis (See Exhibit II: Income and Rent Limits - 2006).

CONVERSION TO NON-RESIDENTIAL USES

In accordance with Mello Act requirements, the County will evaluate proposals to
demolish or convert residential structures for the subsequent development of
commercial uses that are not coastal dependent. No project will be approved unless the

County determines that a residential use is no longer feasible at the proposed location.

ADDITIONAL PROVISIONS

12. The tenant survey must be approved by the CDC during lease negotiations for
County owned properties. If more than one year passes after approval of the
original tenant survey, the survey must be updated and resubmitted as part of the
County's Regional Planning application process for a Coastal Development
Permit. The replacement housing obligation wil be set at the higher result of the
two surveys.

13. The applicant must submit an Affordable Housing Plan to the County; no Building

Permits wil be issued for the project until the County approves the Plan.

14. The applicant shall record a covenant guaranteeing that the relevant affordable
income and rent requirements for each replacement and inclusionary unit wil be
observed for at least 30 years from the issuance of the Certificate of Occupancy.

10
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The applicant will be required to comply with the County's monitoring

requirements annually throughout the covenant term.

15. If replacement and/or inclusionary units are provided off-site, the off-site
affordable housing units must be completed and available for occupancy prior to
the issuance of the Certificate of Occupancy for the new market rate
development, but in no event later than three years from the issuance of a
building permit for the new development project. The Certificate of Occupancy
for the new market rate development project will be withheld until the off-site
affordable housing units are ready for occupancy.

16. Ownership Units

a. If an applicant is proposing to develop a project that includes rental and

ownership units, the replacement and inclusionary units may all be
provided in the rental component;

b. If an applicant is proposing to develop a 100% ownership unit project, the

applicant may provide rental units on-site to fulfill the replacement and
inclusionary obligations.

17. The CDC will levy the following fees:

a. The costs associated with engaging a consultant to undertake the tenant

survey and evaluation wil be funded by the applicant.

b. The costs associated with completing or auditing the project feasibility
analysis wil be funded by the applicant.

c. An annual fee of $125 per affordable unit wil be charged to defray the

ongoing compliance inspection and reporting costs associated with the
replacement and inclusionary units. This fee wil be adjusted annually in

accord with changes in the Consumer Price Index (CPI).

11



Exhibit I
COASTAL HOUSING PROGRA TENANT QlÆSTIONNAlRE

As you likely are aware, the ownership of has applied to the County of Los Angeles for approval of a
Coastal Development Permit (CDP) to authorize the redevelopment of the apartments. The ownership
of proposes to demolish the existing _ apartment units and to construct a new apartment project on
the site containing _ rental units. In 1981, the California Legislature adopted Senate Bil 626, which requires that the

demolition of existing dwellng units in the Coastal Zone occupied by persons or familes of low or moderate income
shall require the replacement of those dwelling units with units affordable to persons of low or moderate income. The
replacement units, if required, wil be geuerally available to the public, rather thau to specifc individuals.

To determe the number of units that must be replaced, the County of Los Angeles needs income information from the
current tenants of . The County must receive income information separately from each famly (related
persons) and each unrelated adult living in your apartment. Please assist us by providing the information requested below
and, if it is applicable, also complete the enclosed Financial Information form.

All financial information that you provide wil remain confidentiaL.

questionnaires and form for unrelated individuals, please contact
advance for your cooperation.

If you have any questions, or need additional
at . Than you in

Number of occupants living in your aparent unt:

Please circle the income category that comes closest to the combined gross annua income from all sources of all family
members (all relaed persons living in your apartent unit) based on family size without going over.

2 -: 44 350 .c 53 900 ? $53.900
3 .c $49 900 .c $60 700 ? $60 700
4 .c $55.540 -: $67.400 ? $67.400
5 .c 59 900 -: 72 800 ? $72 800
6 -: 64 300 .c $78 200 ? $78 200

Source: 200 State income limits published by the Cafornia Department of Housing & Communty Development

OR check the following: DECLINE TO STATE 0

If you answered that your combined family income from all sources (including wages, salary, tips, interest and investment
income, proceeds from the sale of a home or other real estate transaction, social security, pension, governental or
spousal support and child support) is LESS than the amounts in the table, please complete the attached Financial
Information form.

If you answered that your income is GREATER than the amount in the table, or you Declied to State your income, do
not complete the attched Financial Information form, but please do sign and date this questionnaire below.

I declare under penalty of perjury, under the laws of the State of Caliornia, that the foregoing is true and correct.

Signature: Date:

Print Name: Street Address: Apt. #

Tenant Financial Information Page 1 of 4



Exhibit I

TENANT FINANCIA INFORMATION SURVEY

If you indicated on the previous page that your annual income is less than the dollar amount shown
for your family size category, please complete the financial information requested below. Please
indicate all sources and amounts of income for each family member who receives an income (of any
kind). Please return this form with the attached questionnaire in the enclosed envelope. One

Financial Information form should be completed for each family living in your apartment. Each unrelated
adult living in your apartment should complete a separate Financial Information form.

Project Address: Number of Bedrooms:

Your Name:

Date of Birth: Home Phone #: ( ) Work Phone #: ( )

Persons Living in Apartment Unit:

Name of Person Relationship to You Age Employed

Yes/No

Yes/No

Yes/No

Y es/N 0

Your Marital Status: Married Unmarried

If you indicated that you are unmarried, please answer the following questions:

Are you and any of the persons listed above registered with the State of California as domestic partners?

Do you receive employment benefits from any of the persons listed above (i.e. health insurance, etc.)?
YES NO

Do you share a bank account with any of the persons listed above? YES NO

Do you own propert with any of the persons listed above together? YES NO

Tenant Financial Information Page 2 of 4



Exhibit l

Source(s), Amount of Household Income (Gross):

(Yourself) (Other Household / Family Members)

Employment $ mo. $ mo. $ mo.
Pension/Retirement $ mo. $ mo. $ mo.
Social Security $ mo. $ mo. $ mo.
SSI $ mo. $ mo. $ mo.
WeHare $ mo. $ mo. $ mo.
Unemployment $ mo. $ mo. $ mo.
Armed Forces Pay $ mo. $ mo. $ mo.
Veteran's Benefit $ mo. $ mo. $ mo.
Disability $ mo. $ mo. $ mo.
Child Support $ mo. $ mo. $ mo.
Spousal Support $ mo. $ mo. $ mo.
(Income from Interest, dividends, etc.)

$ mo. $ mo. $ mo.
Other $ mo. $ mo. $ mo.

The value of your assets, except for necessary items such as automobiles and furniture, are
considered in determining your income. Therefore, please provide below the total dollar value
of the various types of assets listed below that you own and the interest rate or rate of return.

Total Amount Interest
Rate/
Dividends

Do you have a checking account?
Do you have a savings account?
Do you own stocks or bonds?
Do you own real propert?

Estimated Propert Value
Total Loan Amounts
Estimated Equity

YES
YES
YES
YES

NO $
NO $
NO $
NO

$

$

$

Do you receive any rental assistance from a relative or other source? YES NO Amount $

Are you a full-time student, 18 years of age or older? YES NO

If you answered yes to the above question, please answer the following:

Do your parents serve as guarantors on your rental or lease agreement? YES NO

Did your parents declare you as a dependent on their Federal Income Tax Return for this year? YES N(

(Please answer the following question only if you answered YES to being a dependent of
parents.)

Tenant Financial Information Page 3 of 4



Exhibit I

If your parents intend to declare you as a dependent on their Federal Income Tax Return for this
year, please indicate below: (1) the number of persons in your family, and (2) the combined gross
annual income of your parents and you.

Famly Size: Combined Gross Annual Income:

I declare under penalty of perjur, under the laws of the State of California, that the
foregoing is tre and correct.

Signature Date

Than you for your cooperation in completing this form.
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Incom
e

G
overnm

ent C
ode 65590 (b)

households (50%
A

M
I-80%

A
M

I); units
a
d
d
i
t
i
o
n
a
l
 
c
o
s
t
s
.

targeting
occupied m

oderate incom
e

households replaced by units set-
(continued)

aside for m
oderate incom

e households
(80%

A
M

I-120%
A

M
I).

o
 
3
.
 
F
l
e
x
i
b
l
e
 
L
i
k
e
-
f
o
r
-
L
i
k
e
 
R
e
p
l
a
c
e
m
e
n
t
:

M
oderate incom

e units m
ay not

replace
low

er or very low
 incom

e units, but low
er or

very low
 incom

e units m
ay be replaced

by either low
er or very low

 incom
e units.

D
eterm

ination of
T

he conversion or dem
olition of existing residential

T
he applicant is required to replace each

o
 
1
.
 
O
n
e
-
f
o
r
-
O
n
e
 
b
e
d
r
o
o
m

T
he advantage of one-for-one bedroom

 replacem
ent is that it corresponds m

ore accurately

replacem
ent

dw
elling units occupied by persons and fam

ilies of low
unit that is determ

ined to be occupied by
w

ith replacem
ent of the unit according to the affordable household. H

ow
ever, the

or m
oderate incom

e...shall not be authorized unless
low

 or m
oderate persons or fam

ilies on a
replacem

ent.
disadvantage is that it does not necessarily replace the unit that w

as occupied by at least
h
o
u
s
i
n
g
 
u
n
i
t
s
-

provision has been m
ade for the replacem

ent of those
one-for-

one person or fam
ily of low

 or m
oderate incom

e_
N

um
ber of

dw
elling units w

ith units for persons and fam
ilies of low

one basis (per num
ber of bedroom

s)....
o
 
2
.
 
O
n
e
-
f
o
r
-
O
n
e
 
u
n
i
t
 
r
e
p
l
a
c
e
m
e
n
t
.

bedroom
s

or m
oderate incom

e. ...T
he replacem

ent dw
elling units

..,
shall be located on the site of the converted or
dem

olished structure or elsew
here w

ithin the coastal
A

pplicants m
ust provide the identified

zone if feasible....In the event that an existing
replacem

ent housing units on-site or
residential dw

elling unit is occupied by m
ore than one

elsew
here w

ithin the C
oastal Z

one unless
person or fam

ily, the provisions of this subdivision shall
the applicant can dem

onstrate that such
apply if at least one such person or fam

ily, excluding
placem

ent is not feasible.
any dependents thereof, is of low

 or m
oderate

...
incom

e....
D

raft P
olicy P

ages 6,7
G

overnm
ent C

ode 65590 (b)

D
eterm

ination
N

ot specified.
...

o
 
1
.
 
E
x
c
l
u
d
e
 
u
n
i
t
s
 
o
c
c
u
p
i
e
d
 
b
y
 
r
e
s
i
d
e
n
t

R
esident m

anagem
ent em

ployee units w
ere excluded in the draft policy because they are

of replacem
ent

U
nits occupied by resident m

anagem
ent

not tenants, they are em
ployees. T

he advantage of excluding units occupied by resident
em

ployees w
il not be considered in

m
anagem

ent em
ployees from

m
anagem

ent em
ployees is that it does not burden lessees w

ith replacing their
h
o
u
s
i
n
g
 
u
n
i
t
s
-

determ
ining the applicant's replacem

ent
replacem

ent housing obligation
m

anagem
ent units w

ith affordable units w
hich m

ay not then be useable by later resident
E

xceptions for
housing obligation for purposes of M

ello
w

ith a lim
it of one for each 75 units.

m
anagem

ent em
ployees w

ho are not incom
e-qualified, thus requiring a further reduction of

resident
A

ct com
pliance (w

ith a lim
it of one

o
 
2
.
 
I
n
c
l
u
d
e
 
u
n
i
t
s
 
o
c
c
u
p
i
e
d
 
b
y
 
r
e
s
i
d
e
n
t

m
arket rate units to house those em

ployees. T
he disadvantage, how

ever, is that a
m

anagem
ent unit per seventy-five

resident m
anagem

ent em
ployee occupying the unit m

ay fit the incom
e level that requires

m
anagem

ent
residential units).

m
anagem

ent em
ployees w

ho m
eet

replacem
ent, even if the resident m

anagem
ent em

ployee is technically considered an

em
ployees

...
incom

e requirem
ents.

em
ployee and not a tenant.

D
raft P

olicy P
age 4
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om
m

ents

D
eterm

ination
N

ot specified.
S

tudents that are claim
ed as a dependent

o
 
1
.
 
C
o
n
s
i
d
e
r
 
i
n
c
o
m
e
 
o
f
 
p
a
r
e
n
t
s
 
w
h
e
r
e

C
onsidering parental incom

e w
il provide a m

ore accurate accounting of the incom
e

of replacem
ent

on their parent's federal tax return or
eligibilty of students in order to avoid overstating the num

ber of replacem
ent units.

w
hose parent(s) are guarantors on the

s
t
u
d
e
n
t
s
 
a
r
e
 
c
l
a
i
m
e
d
 
a
s

H
ow

ever, the disadvantage is that the process to verify and m
onitor student status

h
o
u
s
i
n
g
 
u
n
i
t
s
-

rental/lease agreem
ent m

ust include
dependents or w

here rent is
requires additional resources from

 the C
ounty.

E
xceptions for

parental household incom
e inform

ation on
guaranteed by parents.

students
the tenant incom

e survey to determ
ine

o
 
2
.
 
C
o
n
s
i
d
e
r
 
i
n
c
o
m
e
 
o
f
 
s
t
u
d
e
n
t
s
 
o
n
l
y
.

affordable housing eligibilty of their unit
for the purposes of M

ello A
ct com

pliance.
...D

raft P
olicy P

age 4

D
eterm

ination
N

ot specified.
(....F

inancial inform
ation obtained from

o
 
1
.
 
E
x
c
l
u
d
e
 
s
u
b
-
l
e
s
s
e
e
s
 
a
n
d
 
s
u
b
-

T
he advantage of excluding sub-lessees and sub-tenants is that it sim

plifies the incom
e

of replacem
ent

resident(s) subleasing directly from
 the

suivey process, and addresses replacem
ent unit obligations only for those w

ho have a
legal occupant, but not nam

ed on the
tenants w

ho are not legal
contractual right to occupy the unit. H

ow
ever, the disadvantage is that the incom

es
h
o
u
s
i
n
g
 
u
n
i
t
s
-

original 
lease/rental agreem

ent (I.e., non-
occupants in determ

ining the
associated w

ith the individuals nam
ed on the lease m

ay not necessarily reflect the true
E

xceptions for
fam

ily room
m

ates), w
il not be considered

replacem
ent housing obligation.

incom
e status of the occupants living in the unit.

sub-lessees
in determ

ining the applicant's replacem
ent

o
 
2
.
 
I
n
c
l
u
d
e
 
i
n
f
o
r
m
a
t
i
o
n
 
o
n
 
s
u
b
-
l
e
s
s
e
e
s
 
o
r

housing obligation for the purposes of the
M

ello A
ct).

sub-tenants in determ
ining the

D
raft P

olicv P
age 4

replacem
ent housing obligation.

D
eterm

ination
In the event that an existing residential dw

elling unit is
U

nm
arried and unrelated tenants w

ho
T

he draft policy treats occupants of a unit as a household for the purpose of determ
ining

of replacem
ent

occupied by m
ore than one person or fam

ily, the
w

ish to be treated as separate individuals
o
 
1
.
 
A
l
l
o
w
 
u
n
m
a
r
r
i
e
d
 
a
n
d
 
u
n
r
e
l
a
t
e
d

replacem
ent units, unless they affirm

atively declare that they m
eet the requirem

ents for
provisions of this subdivision shall apply if at least one

rather than as a household m
ust declare

tenants to be treated as separate
being treated as individuals_ T

he advantage of this requirem
ent is that it avoids having to

h
o
u
s
i
n
g
 
u
n
i
t
s
-

such person or fam
ily, excluding any dependents

under penalty of perjury the follow
ing:

individuals.
designate a replacem

ent unit for a person w
ho m

eets the incom
e requirem

ents as an
R

oom
m

ates
thereof, is of low

 or m
oderate incom

e....
o 2. T

reat related, financially non-
individual, but is being supported financially by another occupant, w

ho is not their spouse
T

hey are not registered partners;
or blood relative, and w

ho does not m
eet the incom

e requirem
ents. T

he requirem
ent also

G
overnm

ent C
ode 65590 (b)

dependent individuals independently.
allow

s persons in non-traditional relationships to be treated as households if they so w
ish,

N
either party claim

s em
ploym

ent benefits
w

ithout having to m
ake an affirm

ative declaration regarding the status of their relationship
received by the other party (I.e. health

w
ith the other occupants.

H
ow

ever, the disadvantage is that in a few
 instances, it m

ay
insurance, etc.);

exclude certain persons from
 consideration as individuals (I.e., financially independent

siblings living together).
T

hey do not share a bank account
together; and

T
hey do not ow

n real propert together.

D
raft P

olicy P
ages 5,6

D
eterm

ination of
N

ot specified.
A

ffordable housing eligibilty for units w
ith

o
 
1
.
 
A
d
d
i
t
i
o
n
a
l
 
s
t
e
p
s
 
o
f
 
i
n
q
u
i
r
y
,
 
s
u
c
h

T
he advantage of adding additional steps of inquiry is that it provides due dilgence to

replacem
ent

tenants that do not respond to the incom
e

collect the incom
e inform

ation necessary to determ
ine the num

ber of replacem
ent units.

survey w
il be determ

ined using tenant
as using rents, etc. to exercise due

T
he disadvantage is that using rent as a proxy to determ

ine incom
e, in particular, has the

h
o
u
s
i
n
g
 
u
n
i
t
s
-

incom
e inform

ation no m
ore than tw

o
dilgence. W

hen the tenant does
potential to be inaccurate, as an individual or fam

ily of low
 or m

oderate incom
e could be

W
hen incom

e
years old contained in the applicant's files;

not respond to the survey and
paying m

arket rate rent.

inform
ation is

or in the absence of such incom
e

incom
e inform

ation is not available,
inform

ation, using the average of the
deem

 unit m
arket-rate.

T
he advantage of deem

ing a unit occupied by low
 or m

oderate incom
e persons or fam

ilies
not available

previous year's m
onthly rent com

pared to
o
 
2
.
 
A
d
d
i
t
i
o
n
a
l
 
s
t
e
p
s
 
o
f
 
i
n
q
u
i
r
y
,
 
s
u
c
h
 
a
s

as a replacem
ent unit, w

hen the incom
e inform

ation is not available, is that it provides an
the averaae affordable m

onthly rental
incentive to the lessees to provide the inform

ation requests and ensures that units w
il be

4
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om
m

ents

rates for the sam
e year as noted below

:
using rents, etc. to exercise due

replaced regardless of w
hether or not the inform

ation is provided. H
ow

ever, the
dilgence. W

hen the tenant does not
disadvantage of deem

ing a unit affordable is that it places a burden on the lessee to
If the average m

onthly rent for the unit is
respond to the suivey and the incom

e
provide additional affordable units that m

ay not accurately reflect the num
ber of low

 and
less than or equal to the average m

onthly
inform

ation is not available, deem
 the

m
oderate incom

e households occupying units.
affordable rent for a very-low

 incom
e

unit occupied by low
 or m

oderate
household, the unit w

il be considered to
incom

e persons or fam
iles.

be occupied by a very-low
 incom

e person
or fam

ily.

If the average m
onthly rent for the unit is

less than or equal to the average m
onthly

affordable rent for a low
 incom

e
household, the unit w

il be considered to
be occupied by
a low

 incom
e person or fam

ily.

If the average m
onthly rent for the unit is

less than or equal to the average m
onthly

affordable rent for a m
oderate incom

e
household, the unit w

il be considered to
be occupied by a m

oderate incom
e

person or fam
ily.

If the average m
onthly rent for the unit is

greater than the average m
onthly

affordable rent for a m
oderate incom

e
household, the unit w

il be deem
ed a

m
arket-rate unit.

D
raft P

olicy P
age 5

O
ff-site

(R
E

P
LA

C
E

M
E

N
T

 U
N

IT
S

j
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
j

o
 
1
.
 
W
h
e
n
 
p
e
r
m
i
t
t
e
d
 
b
y
 

t
h
e
 
M
e
l
l
o
 
A
c
t
,

T
he advantage of allow

ing the provision of off-site affordable units w
ithin other

replacem
ent

jurisdictions, w
hen infeasible to do so w

ithin the unincorporated area, is that it creates
....R

eplacem
ent dw

ellng units shall be located w
ithin

If on-site or C
oastal Z

one replacem
ent is

allow
 for the provision of off-site

additional opportunities to provide affordable housing. V
acant land and sites of sufficient

and
the sam

e city or county as the dw
elling units proposed

determ
ined to be infeasible, the units shall

replacem
ent or inclusionary units

size w
ith zoning and general plan land use policy designations that are suitable for the

inclusionary
to be converted or dem

olished.... if location on the site
be provided at an off-site location in the

w
ithin the C

oastal Z
one or w

ithin
developm

ent of affordable housing-w
hich is generally m

edium
 to high density-w

ithin the
or elsew

here w
ithin the coastal zone is not feasible,

follow
ing priority order:

three m
iles of the C

oastal Z
one in

unincorporated com
m

unities of the coastal zone (M
arina del R

ey, C
atalina Island, S

anta
housing units

they shall be located w
ithin three m

iles of the coastal
either the unincorporated or

M
onica M

ountains) are scarce. H
ow

ever,one disadvantage is that it m
ay be difficult to

zone....
W

ithin three m
iles of the C

oastal Z
one in

incorporated areas of Los A
ngeles

m
onitor and enforce affordable units located w

ithin other jurisdictions. In cases w
here the

the unincorporated territory of Los
C

ounty, w
ith priority given to the

off-site units are provided w
ithin the C

oastal Z
one, the project w

ould be subject to another
G

overnm
ent C

ode 65590 (b)
A

ngeles C
ounty; or

unincorporated areas.
jurisdiction's M

ello A
ct requirem

ents, w
hich raises the concern over double-counting w

hen

o 2. W
hen perm

itted by the M
ello A

ct,
m

eeting separate requirem
ents. F

urtherm
ore, another disadvantage is that the provision

(IN
C

LU
S

IO
N

A
R

Y
 U

N
IT

S
j

W
ithin three m

iles of the C
oastal Z

one in
of off-site units w

ithin another jurisdiction w
ould not count the units tow

ard m
eeting the

the incorporated territory of Los A
ngeles

require the provision of off-site
goals of the C

ounty's H
ousing E

lem
ent.

I
....W

here it is not feasible to provide these housing
C

ounty.
replacem

ent or inclusionary units
units in a proposed new

 housing developm
ent, the

w
ithin the C

oastal Z
one or w

ithin
local governm

ent shall require the developer to provide
O

ff-site units can be new
 construction or

three m
iles of the C

oastal Z
one in

such housing, if feasible to do so, at another location
the substantial rehabiltation of existing

the unincorporated areas onlv.

5
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om
m

ents

w
ithin the sam

e city or county, either w
ithin the coastal

units. T
he obligation to construct or

zone or w
ithin three m

iles thereof.
rehabiltate affordable replacem

ent
housing units off-site w

il be the sole
G

overnm
ent C

ode 65590 (d)
responsibilty of the applicant.

D
raft P

olicy P
ages 7, 8

(IN
C

L
U

SIO
N

A
R

Y
 U

N
IT

S)

If on-site developm
ent of the inclusionary

housing units is determ
ined to be

infeasible based upon the project
feasibilty analysis, the units m

ust be
provided at an off-site location in the
follow

ing priority order:

In the C
oastal Z

one w
ithin the

unincorporated territory of Los A
ngeles

C
ounty;

W
ithin three m

iles of the C
oastal Z

one in
the unincorporated territory of Los
A
n
g
e
l
e
s
 
C
o
u
n
t
y
;

In the C
oastal Z

one w
ithin the

incorporated territory of L
os A

ngeles
C

ounty; or

W
ithin three m

iles of the C
oastal Z

one in
O

ff-site
the incorporated territory of LA

s C
ounty.

replacem
ent

T
he off-site inclusionary units can be new

and
construction or substantial rehabiltation.

inclusionary
T

he obligation to construct or rehabiltate

housing units
affordable housing inclusionary units off-
site w

il be the sole responsibilty of the
(continued)

applicant.

D
raft P

olicy P
ages 9, 10

T
erm

 of
N

ot specified.
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

o
 
1
.
 
A
t
 
l
e
a
s
t
 
3
0
 
y
e
a
r
s
,
 
t
o
 
b
e
 
c
o
n
s
i
s
t
e
n
t

T
he advantage of having a long duration of affordabilty is to m

axim
ize the effectiveness of

afford 
abilty 

setting aside units for low
 or m

oderate incom
e households. H

ow
ever, the longer the

T
he applicant shall record a covenant

w
ith the duration of affordabilty

d
u
r
a
t
i
o
n
 
o
f
 
a
f
f
o
r
d
 

abilty for replacem
ent and inclusionary units, w

il increase the likelihood
guaranteeing that the relevant affordable

reauired for density bonuses and
of financial infeasibilty and increase the loss of C

ounty revenue from
 the project.

6
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om
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ents

incom
e and rent requirem

ents for each
other conventional financing.

replacem
ent unit w

il be obseived for at
D

 2. A
t least 55 years, to be consistent

least 30 years from
 the issuance of the

C
ertificate of O

ccupancy.
w
i
t
h
 
a
f
f
o
r
d
 

abilty term
s for m

ajor
affordable housing funding sources,

D
raft P

o/icy P
age 6

including L
ow

 Incom
e H

ousing T
ax

C
redits and H

O
M

E
 funds.

(R
E

P
LA

C
E

M
E

N
T

 A
N

D
 IN

C
LU

S
IO

N
A

R
Y

D
 3. For the duration of each C

ounty lease.
U

N
IT

Sj

T
he applicant shall record a covenant

D
 4. L

ess than 30 years.
guaranteeing that the relevant affordable

D
 5. In perpetuity.

incom
e and rent requirem

ents for each
replacem

ent and inclusionary unit w
il be

observed for at least 30 years from
 the

issuance of the C
ertificate of O

ccupancy.

D
raft Po/iev Page 10

H
ousing tenure

N
ot specified.

O
w

nership U
nits

D
 
1
.
 
A
l
l
o
w
 
r
e
p
l
a
c
e
m
e
n
t
 
a
n
d

T
he advantage of allow

ing flexibility in housing tenure is that it m
ay im

prove project
feasibilty and m

axim
ize the num

ber of affordable units provided. T
he disadvantage is that

If an applicant is proposing to develop a
inclusionary housing units the

this flexibilty m
ay allow

 an "access" or fair housing problem
 to be created w

hen a blend of
project that includes rental and ow

nership
flexibilty to be offered as for rent or

tenure types are allow
ed w

ithin the overall developm
ent. A

s M
arina del R

ey is alm
ost

units, the replacem
ent and inclusionary

for sale.
exclusively 

a rental m
arket, how

ever, the application of this provision w
il be the exception,

units m
ay all be provided in the rental

D
 
2
.
 
R
e
q
u
i
r
e
 
t
h
e
 
h
o
u
s
i
n
g
 
t
e
n
u
r
e
 
f
o
r

not the rule.
com

ponent;
replacem

ent housing units to be
If an applicant is proposing to develop a

com
parable to the housing tenure of

100%
 ow

nership unit project, the applicant
the unit for w

hich the replacem
ent unit

m
ay provide rental units on-site to fulfil

determ
ination is m

ade.
the replacem

ent and inclusionary
D

 3. R
equire onsite replacem

ent and
H

ousing tenure
obligations.

inclusionary housing units of
(C

ontinued)
D

raft Po/icy Page 11
com

parable housing tenure to m
arket-

rate units.

L
ocal

(IN
C

LU
S

IO
N

A
R

Y
 U

N
IT

S
j

(R
E

P
LA

C
E

M
E

N
T

 U
N

IT
S

j
D

 1. Provide incentives and
T
h
e
 
a
d
v
a
n
t
a
g
e
 
o
f
 
p
r
o
v
i
d
i
n
g
 
a
d
d
i
t
i
o
n
a
l
 

local incentives for the provision of replacem
ent

incentives!
units as w

ell as inclusionary units, based on availabilty, is that it can help contribute to
....In order to assist in providing new

 housing units,
T

he project feasibilty analysis m
ust

concessionsfor inclusionary
m

aking the affordable units feasible. H
ow

ever, the disadvantages are that it involves a
concessions

each local governm
ent shall offer density bonuses or

include:
housing units, only, on a case-by-

significant financial com
m

itm
ent from

 the C
ounty and that there is an opportunity cost to

other incentives, including, but not lim
ited to,

case basis.
the funds that could be used for other public purposes, including the provision of affordable

m
odification of zoning and subdivision requirem

ents,
A

n evaluation of im
pacts created by

D
 
2
.
 
P
r
o
v
i
d
e
 
i
n
c
e
n
t
i
v
e
s
 
a
n
d
 
c
o
n
c
e
s
s
i
o
n
s

housing elsew
here.

accelerated processing of required applications, and
incentives available to the applicant such

the w
aiver of appropriate fees.

as density bonuses; developm
ent

for inclusionary and replacem
ent

T
he advantage of specifying the incentives and concessions that the C

ounty is w
iling to

standards relief; and available state and
housing units, on a case-by-case

give is that it provides certainty to the lessees. T
he disadvantage, how

ever, is that each
G

overnm
ent C

ode 65590 (d)
local assistance program

s. (N
ote: C

ounty
basis.

developm
ent is unique and subject to changing m

arket conditions w
hich require flexibilty

rent concessions w
il not be m

ade
in negotiations to ensure that affordable housing requirem

ents are balanced w
ith C

ounty
available to the applicant to com

ply w
ith

revenue aoals.
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m
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ptions1
C

om
m

ents

the applicant's replacem
ent housing

o 3. P
rovide a list of specific incentives

obligation pursuant to the M
ello A

ct)....
and concessions for inclusionary units

D
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only.

(IN
C

L
U

SIO
N

A
R

Y
 U

N
IT

S)
o 4. P

rovide a list of specific incentives
and concessions for replacem

ent and
T

he project feasibilty analysis m
ust

inclusionary housing units.
include:

A
n evaluation of im

pacts created by
incentives available to the applicant such
as density bonuses; developm

ent
standards relief; and available state and
local assistance program

s. (N
ote: C

ounty
rent adjustm

ents to com
ply w

ith the
inclusionary housing requirem

ent are
subject to negotiation on a case-by-case
basis.)....

D
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olicv P
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In-lieu fee
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

(R
E

P
LA

C
E

M
E

N
T

 U
N

IT
S

)
o
 
1
.
 
N
o
 
i
n
-
l
i
e
u
 
f
e
e
 
f
o
r
 
r
e
p
l
a
c
e
m
e
n
t
 
o
r

T
he advantage of having an in-lieu fee program

 is that it w
ould allow

 the C
ounty to capture

...T
he requirem

ents of this subdivision for replacem
ent

funds for affordable ,housing w
hen providing the units is determ

ined to be infeasible.
dw

ellng units shall not apply to the follow
ing types of

N
o in-lieu fee program

 w
il be available to

inclusionary housing units.
R

equiring in-lieu fees is a m
ethod for obtaining funding for the C

ounty to provide affordable
conversion or dem

olition unless the local governm
ent

com
ply w

ith the replacem
ent housing

o
 
2
.
 
C
o
m
p
l
e
t
e
 
a
 
s
t
u
d
y
 
t
o
 
d
e
t
e
r
m
i
n
e
 
a
n
d

units w
hen the lessee w

ould otherw
ise be relieved of that responsibilty because it is

determ
ines that replacem

ent of all or any portion of the
obligations.

infeasible. H
ow

ever, the disadvantage is that the C
ounty w

ould have to conduct a
converted or dem

olished dw
elling units is feasible, in

set an in-lieu fee for inclusionary
technical study in order to determ

ine the appropriate in-lieu fee, w
hich could be costly and

w
hich event replacem

ent dw
elling units shall be

D
raft P

olicy P
age 8

housing units.
tim

e-consum
ing.

required:
o
 
3
.
 
C
o
m
p
l
e
t
e
 
a
 
s
t
u
d
y
 
t
o
 
d
e
t
e
r
m
i
n
e
 
a
n
d

...
A

lthough the M
ello A

ct specifies the param
eters of in-lieu fee program

s for replacem
ents

T
he conversion or dem

olition of a residential structure
(IN

C
L

U
SIO

N
A

R
Y

 U
N

IT
S)

set an in-lieu fee for replacem
ent

units, an in-lieu fee program
 for inclusionary units w

ould be sim
ilar in that it could only

located w
ithin the jurisdiction of a local governm

ent
housing units_

apply w
hen providing affordable units w

ithin three m
iles of the C

oastal Z
one is infeasible.

w
hich has established a procedure under w

hich an
N

o in-lieu fee program
 w

il be available to
T

he advantage of having an in-lieu fee program
 for both replacem

ent units and
applicant for conversion or dem

oliion w
ill pay an in-

com
ply w

ith the inclusionary housing
inclusionary units is that it provides m

ore funds for affordable housing. T
he disadvantage,

lieu fee into a program
, the various provisions of w

hich,
obligations.

how
ever, is that an in-lieu fee program

 shifts the responsibilty for constructing the units to
in aggregate, w

ill result in the replacem
ent of the

the C
ounty, and given the sm

all num
ber of projects com

ing forw
ard for entitlem

ents in the
num

ber of dw
elling units w

hich w
ould otherw

ise have
D

raft Policy Page 10
rem

ainder of second generation M
arina redevelopm

ent, sufficient in-lieu fees m
ay not be

been required....
generated for a viable affordable housing project.

G
overnm

ent C
ode 65590 (b)(4)
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C
om

m
ents

R
ight of first

N
ot specified.

N
one.

D
 1. N

o provision for right of first
T

he advantage of offering the right of first refusal is to give individuals and fam
iles of low

refusal
or m

oderate incom
e w

ho are displaced by dem
olition or conversion the opportunity to

refusaL
.

return to an affordable replacem
ent unit. T

he disadvantage is that it w
ould be difficult to

D
 2. O

ffer right of first refusal to the last
m

onitor and enforce.

incom
e eligible person or fam

ily w
ho

last occupied a dem
olished or

converted affordable residential unit
upon and availabilty, and upon
verification of incom

e eligibilty, on a
first com

e, first basis.

R
ental

N
ot specified.

N
one.

D
 1. N

o exem
ptions for rental projects.

T
he disadvantage of pursuing the rental housing exem

ption is that it requires a technical

exem
ption

study that w
ould be expensive and tim

e-consum
ing to produce, and the exem

ption, if
w

arranted, could result in substantially few
er affordable units than if there w

as no
D

 2. C
onduct an upfront technical

exem
ption:

feasibilty study to determ
ine if rental

developm
ents are infeasible, and

therefore exem
pt from

 M
ello A

ct
provisions.

R
elocation

N
ot specified.

N
one.

D
 1. N

o provision of relocation
T

he advantage of offering relocation assistance is that it provides persons or fam
ilies of

assistance
low

 or m
oderate incom

e, w
ho are displaced as a result of dem

olition or conversion, w
ith

assistance (because it is not
assistance to find and secure housing elsew

here. T
he disadvantage, how

ever, is that it
r
e
q
u
i
r
e
d
 
b
y
 
t
h
e
 
M
e
l
l
o
 
A
c
t
 
o
r
 
o
t
h
e
r

w
ould require a significant financial com

m
itm

ent from
 the C

ounty or its lessees and w
ould

statute).
be difficult to adm

inister.

D
 2_ Provide relocation assistance under

term
s to be determ

ined by the C
ounty

and adm
inistered by the C

ounty C
O

C
o
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